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The Route 1 South Housing Affordability Strategy (Strategy) establishes 
a framework to guide the preservation of housing diversity along 
Route 1 South within the Southwest Quadrant Small Area. The Strategy 
represents a singular opportunity for the City to work proactively 
with the community, property owners, and residents who may be 
impacted, to address a near-term challenge carrying tremendous 
human and economic costs—the potential loss of affordability of 215 
homes at The Heritage at Old Town and Olde Towne West III. Inclusive 
planning and implementation is essential to providing a Strategy that 
is financially sustainable, responsive to the needs of residents, and 
respectful of the neighborhood.

This Strategy is about people—about the current and future 
residents of The Heritage at Old Town and Olde Towne West III, their 
neighbors, and the community they all call home. Through strategic 
redevelopment and measured incentives, it will help enable many 
long-time Alexandrians to remain in their neighborhood, ensure 
displaced residents are cared for during temporary relocation, and 
efficiently safeguard housing affordability through the retention of 
valuable federal rental subsidy contracts. Importantly, this Strategy 
balances the need for redevelopment with responsible design and 
height recommendations to ensure future redevelopment is not only 
compatible with the existing neighborhood, but also enhances it. It 
identifies opportunities to improve neighborhood connectivity and 
safety, to create inviting gathering places that are accessible to all, 
and to re-envision Route 1 South as a welcoming gateway to the city.
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Old & Historic Alexandria
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Redevelopment Site Number 
as shown in the Development 
Summary Table (Table 1)

#

Figure 1.1: Core Area 



3Revised Draft July 13, 2018	 01 - Purpose

OLD & HISTORIC ALEXANDRIA
DISTRICT (OHAD) BOUNDARY      

OLD & HISTORIC ALEXANDRIA
DISTRICT (OHAD) BOUNDARY      

 OHAD     OHAD    

S PITT ST

D
U

K
E ST

S ROYAL ST

S PAYNE ST

G
IB

B
O

N
 ST

S ALFRED ST

C
A

PITA
L B

ELTW
AY

FR
A

N
K

LIN
 ST

G
R

EEN
 ST

W
O

LFE ST

S COLUMBUS ST

W
ILK

ES ST

RICHMOND

 S SAINT ASAPH ST

JA
M

IESO
N

EISEN
H

O
W

ER

HOLLAND

S FAYETTE ST

S HENRY ST

JOHN CARLYLE

B
A

LLEN
G

ER

S WEST ST

C
H

U
R

C
H

 ST

 S WASHINGTON ST

HOOFFS RUN

HAMILTON

DULANY

S HENRY ST

R
O

U
N

D
H

O
U

SE LN

ELIZABETH

EM
ER

SO
N

ANDREWS

DO
CK

GEORGES

LIM
ER

IC
K

ENGLEHARDT

SAVO
Y

BARTHOLOMEW

CALLAHAN

COURTHOUSE

CHAUNCEY

S PEYTON ST

TRUESDALE

W
ILK

ES ST

JA
M

IESO
N

S PATRICK ST

C
A

PITA
L B

ELTW
AY

JEFFER
SO

N
 ST

S PATRICK ST

CAPITAL BELTW
AY

A
LFR

ED

JEFFERSON

Lorem
 ipsum

1

23

4

6

5

7

89

WHY PLAN NOW

There are currently 215 committed affordable units within The Heritage at Old Town and Olde 
Towne West III that serve low-to moderate-income Alexandrians, including seniors and others on 
fixed incomes, through federal housing assistance contracts that have ensured the affordability of 
the units for over three decades. The rental subsidy contracts for these affordable units are subject 
to voluntary annual renewals at The Heritage at Old Town and are scheduled to end in late 2019 or 
early 2020 at Olde Towne West III. 

Both property owners have existing zoning and development rights that would allow them 
to redevelop the properties as townhouses and would have no legal obligation to continue the 
rental subsidy contracts after granting adequate advance notification. Without proactive planning, 
incentives and implementation, the affordability of the 215 units will be permanently lost if 
their property owners choose to redevelop and/or opt out of the contracts. This will cause the 
displacement of the existing 215 households that live in the subsidized units, as well as exacerbate 
the city’s affordable housing shortage, reduce its inventory of family-sized units, and shrink its 
number of deeply-affordable units.

WHAT’S THIS ALL ABOUT?

This Strategy is primarily focused on a core area (Figure 1.1) within the Southwest Quadrant Small Area Plan (SAP) that includes 215 
units of committed affordable housing, as well as commercial properties on Route 1 south of Gibbon Street. The Strategy will be an 
overlay to the Southwest Quadrant SAP and will only amend those portions of the SAP that are directly addressed in the Strategy 
(to the extent redevelopment of those parcels occurs). The Strategy provides a 15-year framework that will be implemented in 
phases. The recommendations were informed by a community engagement process that included a design charrette, multiple 
community meetings, property owner discussions, targeted outreach to residents, work sessions, pop-ups, open houses, and on-
line participation. The community will continue to have opportunities to provide feedback as future redevelopment and the public 
improvements recommended by this Strategy are brought forward for review. (Additional information about the community 
engagement process can be found in Appendix A.1).

Without proactive, strategic and inclusive planning and 
implementation, the affordability of these units will be 
permanently lost if their property owners choose to 
redevelop and/or opt out of the contracts. This will cause 
the displacement of the existing 215 families that live in the 
properties, as well as exacerbate the city’s affordable 
housing shortage, reduce its inventory of family-sized units, 
and shrink its number of deeply-affordable units.

a�ordable home
one that costs a household or family 
no more than 30% of its gross 
monthly income. 30% Housing Cost Burdened

A household that spends more 
than 30% of its gross income 
on housing and housing 
related costs such as utilities, 
property taxes, and insurance.

Who
can 
benefit 
from 
affordable
housing?

Family of Four

Seniors or Persons 
with Disabilities

Family of Two

Full-time 
Single Worker

Full time retail worker, 
full time dental assistant, 
and two dependents

Individuals living on 
SS/SSI

Full time City Librarian II 
+ dependent

Childcare provider

68K 89K$ $
annual income 

needed to afford 
average 

1-bedroom 
in the city in 

2018

annual income 
needed to afford 

average 
2-bedroom 
in the city 

in 2018

committed 
a�ordable 

Units 
available to 

income-eligible households 
through rent and/or 

occupancy restrictions under 
federal, state or local 

programs. Targeted income 
levels vary by program.

Non-sub-
sidized rental units 

affordable to households 
earning 60% AMI*. Rents are 

not restricted and may 
fluctuate, ceasing to be 

affordable at any time. Units 
may be market affordable 
simply due to their age, 

condition or lack of amenities, 
including proximity to transit.

market a�ordable units
$49,260

$70,320

Max. 1 - Person
household 
income

Max. 4 - Person
household
income

60
2018

WHAT IS AFFORDABLE HOUSING?

SOUTHWEST QUADRANT HOUSING AFFORDABILITY

The Heritage at Old Town

1 mid-rise building

12 garden-style apartment 
buildings 

Contracts can serve renters with 
incomes up to 80% AMI per HUD

Mix of (174) 1-bedroom, and (70) 
2-bedroom units. See Figure 1.1 
for location.

Olde Towne West III

Contracts can serve renters with 
incomes up to 80% AMI per HUD

Mix of (28) 1-bedroom, (12) 
2-bedroom, (29) 3-bedroom 
units, and (6) 4-bedroom. See 
Figure 1.1 for location

22 of the units are on the Alfred 
Street Baptist Church site which 
is  outside of the Core Area

AMI: Area Median Income

estimated cost to 
construct an 
affordable unit in 
the city in 2018

estimated cost 
to renovate and 
preserve an 
affordable unit in 
the city in 2018

Relocation plan is 
submitted for review to 
the Office of Housing

Draft relocation plan 
distributed to tenants 
+ Landlord-Tenant 
Relations Board

Landlord-Tenant 
Relations Board holds 
public meeting with 
property owners + 
tenants

Landlord-Tenant 
Relations Board makes 
recommendations to 
the property owners

RELOCATION + 
RIGHT TO 
RETURN 
PROCESS

WHAT HAPPENS IF 
WE DO NOTHING?

In 2014, 76 a�ordable units were lost at 
Parkwood Court (now 101 North 
Ripley). The property owner opted out 
of renewing the project-based contract 
for the property.

This Strategy responds to a singular opportunity for 
the City to work with all stakeholders, including the 
multifamily property owners who have participated in 
developing the Strategy, to proactively establish a 
plan that will enable these owners to preserve both 
the number and levels of a�ordability of the 
committed a�ordable units. Successful preservation 
will involve the long-term renewal of the rental 
subsidy contracts and replacement of the existing 
a�ordable units through redevelopment and/or 
rehabilitation with limited need for city gap �nancing. 

AFFORDABLE HOUSING TRENDS
2010 -  2018

Estimated cost to the City of losing the 
project-based voucher contracts

Development applications that involve displacement must be accompanied by a relocation plan. Following review by the Office of 
Housing, each relocation plan is distributed to impacted tenants and to the Landlord-Tenant Relations Board. The Board, a City 
Council-appointed public body, is required to hold a public meeting with the owners and tenants to review the plan, and make 
recommendations on the plan in consultation with the property owners or managers.

SCENARIO 

SCENARIO 

SCENARIO 

Renovate or redevelop 
under existing zoning. 
Federal rental 
subsidies are lost. 
Affordable units are 
replaced off-site.

Renovate or redevelop 
under existing zoning. 
Federal rental subsidies are 
lost. City subsidizes 
market-rate units on-site to 
maintain affordability. 

Affordable units are 
replaced by developer 
on-site through 
redevelopment with 
additional density. City 
investment limited to gap 
financing.

01

02

03
Permanent 

Displacement

Permanent 
Displacement

Permanent 
Displacement

yes

no

partial

 On-site 
Density

Land Needed
(min. 3-4 acres)

Competitive 
Funding needed

(external)

City Gap 
Funding

City Operating 
Subsidy

 On-site 
Density

Land Needed
(min. 3-4 acres)

City Gap 
Funding

City Operating 
Subsidy**

 On-site 
Density

Land Needed
(min. 3-4 acres)

City Gap 
Funding

City Operating 
Subsidy*

$6.5
15M - ~ $40

60M - ~ $17
20M - ~ $26

52M - ~

$0
15M - ~ $0

10M - ~

$72
98M - 

*   City subsidy under Scenario 1, subsidy from 60% to 20-40% AMI for 20 years
**  City subsidy under Scenario 2, subsidy from 100% to 20-40% AMI for 20 years 

ECONOMICS OF PRESERVING HOUSING AFFORDABILITY

AMI: Area Median Income

HOT the
heritage at 
old town

140 committed 
affordable 
units

104market-rate 
units

Affordability Contracts: Annual renewal

•  Section 8 Project-Based Voucher Contract
•  Administered by U.S. Department of 
   Housing and Urban Development (HUD)

•  Owned by Alfred Street Baptist Church
•  Section 8 Project-Based Voucher Contract
•  Administered by Virginia Housing 
   Development Authority (VHDA)

OTW olde
towne
west III

75committed
affordable 
rental units

Affordability Contracts: Scheduled 
expiration in late 2019/early 2020

•  Section 8 Project-Based Voucher Contract
•  Administered by Virginia Housing 
   Development Authority (VHDA)

Increase in HUD Median Income 
in  Washington Metro Area

Increase in Average Rent for 
2-Bedroom in City

Increase in Average 
Assessed Value of 
Residential Property in City

more than 2/3 of low- to moderate-  income 
Alexandrians are housing cost burdened 

8,842

6,257

7,279
33%

38%29%
Housing costs account for
30 - 49.9% of income

Housing costs account for
50% or more of income

Housing costs account for 
less than 30% of income

$53,026
Starting salary of ACPS 
teacher with Bachelor’s 
Degree

Source: ACPS 2017-2018
Teacher Salary Scale

$47,862
Starting salary of City 
Police Officer (Level 1)
Degree

Source: City of Alexandria, 2018

34
A�ordable units

Market-rate 
for-sale units
   (THs)

66
35

A�ordable units

Market-rate 
for-sale units
   (THs and Condos)

65
20
A�ordable units

Market-rate 
rental units

80

Competitive 
Funding needed

(external)

Competitive 
Funding needed

(external)

Core Area

NN

Southwest Quadrant

CITY OF ALEXANDRIA
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STRATEGY OBJECTIVES
•	 Preserve the long-term affordability of 215 committed 

affordable units at The Heritage at Old Town and Olde Towne 
West III by building partnerships, leveraging public and private 
resources, and enabling responsible and strategic increases 
in density and height as outlined within this Strategy;

•	 Ensure the properties are redeveloped into successful and 
financially sustainable communities serving a broad range of 
incomes;

•	 Retain the existing federal rental subsidy contracts that 
provide deep levels of affordability;

•	 Ensure that all eligible residents who wish to return to the 
neighborhood have the opportunity to do so, and are offered 
support during their interim and/or permanent relocations;

•	 Focus taller building height generally on Route 1 and apply a 
variety of building heights to achieve compatibility with the 
existing neighborhood;

•	 Ensure that new development contributes to the 
neighborhood through enhanced streetscapes, public spaces, 
and high-quality building design; 

•	 Provide significant improvements to the streetscape on 
Route 1 and neighborhood streets;

•	 Retain and enhance walkable access to neighborhood-serving 
retail/commercial, public facilities, and other neighborhood 
amenities;

•	 Provide building and open space elements at the intersection 
of Franklin Street and Route 1 to create a gateway entrance 
to the city;

•	 Provide improvements to the Wilkes Street public park 
for use by neighbors of all ages and abilities as part of the 
redevelopment process; 

•	 Calm vehicle traffic and increase safety and accessibility 
for people walking, biking, or otherwise moving on or 
across Route 1, through streetscape, pedestrian and bike 
improvements, and buildings that define the street; 

•	 Ensure that future development provides stormwater and 
sanitary sewer infrastructure that improves each site’s 
environmental sustainability;

•	 Ensure that future school capacity takes into account potential 
new student generation resulting from development; and 

•	 Establish short, mid and long-term action items as part of the 
implementation of the Strategy. 

CONSISTENCY WITH CITY PLANS 

Many of the City’s Plans and policies are echoed in the 
objectives and guiding principles in this Strategy. The 
City’s Strategic Plan aspires to an Alexandria that is a 
“caring, kind, compassionate, fair, just and equitable city 
that supports an affordable and livable community for 
all.”1   This Strategy is consistent with these objectives 
for an inclusive City, as well as for vibrant and distinctive 
neighborhoods that are safe for all residents and visitors. 
The Strategy provides a framework to create and maintain 
deeply subsidized committed affordable units and use 
land use tools to incentivize the preservation of affordable 
and accessible units. Further, the Strategy aligns with the 
Housing Master Plan by preserving housing opportunities 
for Alexandrians at different incomes, abilities, and 
stages of life, with the City’s recently adopted Vision Zero 
Action Plan to create safe streets for all, and with the 
Environmental Action Plan related to site and building 
design, streetscaping, and improved options for walking 
and biking.     

Note: Figures and percentages included in the Strategy are 
expressed in 2018 dollars/percentages unless otherwise 
specified. 

1	 City of Alexandria, Strategic Plan, 2017-2022


